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Angela M. Birkett

From: Kasey Ogle <kogle@neappleseed.org>
Sent: Monday, December 14, 2020 9:20 AM
To: Council Packet
Subject: Submitted Comment for City Council Meeting Dec. 14, 2020
Attachments: CIL Testimony on AHCAP.pdf

[CAUTION] This email comes from a sender outside your organization. 

Hello,  
 
Please find attached Collective Impact Lincoln’s statement on the Affordable Housing Coordinated Action Plan. 
Please include our statement in the public record on item 4.b. of the city council’s agenda for December 14, 
2020. 
 
Thank you, 
 
Kasey D. Ogle, J.D. 
Staff Attorney, Collective Impact Lincoln 
She/Her/Hers 
 
Nebraska Appleseed 
941 O Street, Suite 920 | Lincoln, NE 68508 
p. 402-438-8853 x133 
f. 402-438-0263 
 
neappleseed.org 
facebook.com/neappleseed | twitter.com/neappleseed 
 
CONFIDENTIALITY NOTICE: The materials in this electronic mail transmission (including all attachments) are private and confidential and are the property of the sender. If you 
are not the intended addressee, be advised that any unauthorized disclosure, copying, distribution or the taking of any action in reliance on the contents of this material is strictly 
prohibited. If you have received this electronic mail transmission in error, please notify the sender by replying to the email or by telephone. 
 



 
 
December 14, 2020 
 
Lincoln City Council 
555 S. 10th Street, Rm 111 
Lincoln, NE 68508 
 
Chairperson Meginnis and members of the Lincoln City Council: 
 
Collective Impact Lincoln (CIL) wants to extend its sincere thanks to Mayor Gaylor Baird and the 
Urban Development Department for undertaking the study of affordable housing in our city and 
the steps can be taken to increase access to quality, affordable housing for the most low-paid 
Lincolnites. The Affordable Housing Coordinated Action Plan includes important, useful, 
enlightening information that forms a picture of Lincoln’s housing market today. The Plan also 
confirms what Collective Impact Lincoln has heard directly from residents over the past three 
years: housing quality and affordability is a major challenge for many Lincolnites. Most 
importantly, the Plan offers solutions that will have a positive impact on these housing challenges. 
CIL encourages the City Council to adopt this Plan and support its implementation. 
 
We appreciate the work of the city, the purpose of the Plan, and the ideas it contains to address 
housing affordability and adequacy. There is important work to be done to reach the Plan’s goal 
of adding more than 5,000 rental units that rent for $1,000 per month or less by 2030.1 The Plan 
partially endorses some of the most impactful policies that can help reach this goal, such as 
studying the benefits and drawbacks of inclusionary housing, moving from a complaint-based 
method of inspecting the interior of rental units to a proactive method of inspection, and 
strengthening the Section 8 voucher program. However, CIL encourages the city to clearly 
prioritize these policy solutions because they will directly lead to additional affordable units. 
 
CIL is a partnership between Nebraska Appleseed, Civic Nebraska, and the South of Downtown 
Community Development Organization that focuses on six low-income Lincoln neighborhoods: 
Clinton, Belmont, University Place, Everett, Hartley, and Near South. We work with these 
residents to build community, develop neighborhood leaders, and take action on policy that is 
responsive to their needs. 
 
CIL began its work by reaching out to members of the community, by knocking on doors and 
asking residents about their concerns. Through our efforts, we have spoken with over 15,000 

 
1 RDG Planning & Design, City of Lincoln, Nebraska: Affordable Housing Coordinated Action Plan, 44 (Oct. 23, 
2020), https://rdgusa.com/sites/lincolnhousing/wp-content/uploads/sites/43/2020/11/Lincoln-Affordable-Housing-
CAP-11.9.2020-Updated-small.pdf [hereinafter Coordinated Action Plan]. 



 

Lincolnites, and one of the issues that is continually brought to our attention is the need for quality, 
affordable housing in our city. 
 
This important point is underscored throughout the Plan. For example, median household income 
is lowest in the neighborhoods where owner-occupancy rates are lowest and lower household 
income is generally concentrated where the highest percentage of renters are cost-burdened.2 
Additionally, 45 census tracts in the city have at least 40% of renters paying more than 30% of 
their income to rent,3 and nearly half of all renters are cost-burdened by their housing situation.4 It 
is therefore no surprise that the top concern voiced in both the listening sessions and in the online 
survey was the lack of quality, affordable housing.5 As mentioned above, this has been a top 
concern among residents since CIL began its work advocating for better lives for Lincolnites. 
Indeed, feedback from the community from the Plan’s online survey mirrors what CIL has heard 
directly from Lincolnites: there is a critical need for safe, clean, affordable housing, particularly 
for low-income renters.6 
 
Moreover, while the Plan identifies the dire need for quality, affordable housing for low-paid 
Lincolnites, it also offers important solutions designed to meaningfully expand access to quality, 
affordable housing, particularly for Lincolnites who rent. The Plan’s seven-pronged approach 
includes several solutions that should be pursued. These seven “strategic housing goals” – build 
strategic housing partnerships for sharing risk; create mechanisms to share risk; preserve existing 
affordable rental units; expand the number of affordable rental units; increase mobility in the 
market through housing variety; expand neighborhood reinvestment; and ensure policies and codes 
support affordable housing7 – identify many policies that should be explored in an effort to expand 
access to quality, affordable housing. 
 
In particular, CIL would like to highlight some parts of the Plan that are not discussed in great 
detail: studying the benefits and drawbacks of inclusionary housing, strengthening the Section 8 
voucher program by prohibiting discrimination on the basis of source of income, and moving from 
a complaint-based method of rental inspection to proactive internal inspections. These specific 
recommendations are important to note among all of the policies being considered because they 
directly impact the city’s ability to reach the 5,023 additional rental units that rent for $1,000 per 
month or less that are needed by 2030.8 Despite minimal discussion of these policies in the Plan, 
these goals should be prioritized because of the potential they have to impact housing affordability 
and adequacy. 
 
 
 
 

 
2 Id. at 17, 27, 31. 
3 Id. at 31. 
4 Id. at 78. 
5 Id. at 47. 
6 Id. at 50 (Feedback from the open comments in the online survey “overwhelmingly focused on” the need for safe, 
clean, affordable housing; rentals for low-income households; better enforcement of property maintenance; more 
types of housing variety; and a perception of high property taxes.). 
7 See, id. at 74, 77, 79, 82, 86, 88, 89. 
8 Id. at 44. 



 

Study and implement inclusionary housing 
 
One such policy that would guarantee the creation of additional affordable units is inclusionary 
housing. The Plan notes that comments to the draft of the Plan released in February of this year 
called for a full analysis of the feasibility of inclusionary housing and responded that the city 
should study the benefits and drawbacks of inclusionary housing in Lincoln.9 
 
Though CIL is concerned that the Plan elsewhere concludes that there is an alleged “inability to 
determine [the] effectiveness” of inclusionary housing programs because of “the controversy that 
these regulations can create,”10 we agree that the city should study the benefits and drawbacks of 
inclusionary housing. The Plan explains that inclusionary housing ordinances can be controversial 
because “[o]pponents often cite concerns over the impact these regulations will have on pricing 
and development activity,”11 but a feasibility study would evaluate the benefits and drawbacks of 
inclusionary housing and determine how such a policy can best be crafted for Lincoln to have 
minimal impacts on pricing and development activity. 
 
Inclusionary housing is a significant tool that could be utilized to create additional affordable 
housing units in Lincoln. Indeed, throughout the Plan, inclusionary housing practices are proposed 
to offer reduced-cost incentives for projects that produce units affordable to lower-income 
households.12 For example, it suggests a property tax abatement for properties that build housing 
units affordable to households making less than 80% AMI.13 This is an adoption of a voluntary 
inclusionary housing policy – it provides an incentive to developers to build housing specifically 
made to be affordable and available only to certain qualifying low-income households. The Plan 
also suggests an inclusionary housing policy of reducing land costs for new development by either 
expediting the TIF process or by sharing development costs with the public so long as 40-50% or 
more of units in a development are affordable to lower-income households, also an element of 
many inclusionary housing schemes.14 
 
While other strategies considered by the Plan for expanding the number of affordable units are 
designed to incentivize affordable construction,15 a mandatory inclusionary housing policy would 
be one way to better ensure that much needed affordable housing will be constructed. The Plan 
does not itself conduct a full analysis of the feasibility of inclusionary housing – data which is 
crucial to make an educated decision on the issue. But the Plan does agree that “[t]he city should 
study the benefits and drawbacks of inclusionary housing in Lincoln.”16 CIL agrees and proposes 
that a feasibility study would best achieve this goal. 

 
9 Id. at 92. 
10 Id. at 83. 
11 Id. 
12 See, id. at 78, 84. 
13 Id. at 78. 
14 Id. at 84. 
15 See, id. at 77–79, 82–85. The Plan’s goal of building strategic partnerships is designed to create mechanisms for 
sharing risk in the development of affordable housing. Those mechanisms – a lending consortium, a housing trust 
fund, the use of TIF, or property tax abatement – all reduce costs for developers to incentivize affordable 
development. Similarly, additional strategies identified for expanding the number of affordable units all reduce costs 
for developers in an effort to incentivize affordable development – they are either designed to reduce land costs for 
developers or to subsidize development through LIHTC. 
16 Id. at 92. 



 

 
Feasibility studies look to previous housing development within the city to develop pro formas 
and create models that allow for a requirement of affordable units, often in exchange for 
developmental incentives to ensure that development remains profitable. The Plan correctly notes 
that there are several variables to consider in an inclusionary housing ordinance, and a feasibility 
study would allow Lincoln to determine how to design a policy specific to the needs of Lincoln’s 
housing market without discouraging further development. Indeed, there are several considerations 
to make when deciding how to implement an inclusionary housing ordinance and a feasibility 
study ensures that those decisions are made in a way that maintains the profitability of housing 
development. A full analysis is important, as inclusionary housing programs have been proven to 
be effective nationwide at creating affordable units.17 Additionally, studies have shown that the 
costs of inclusionary housing ordinances are ultimately borne by landowners, rather than housing 
developers.18 
 
Conducting a feasibility study to determine whether inclusionary housing would work for Lincoln, 
and if so, how to design such a policy would ensure maximum utility in the program without 
impacting profitability for development. This would be one reasonable, but major step in tackling 
our housing crisis. CIL therefore applauds the city’s commitment to study the benefits and 
drawbacks of inclusionary housing, and urges the city to commit to undertaking a formal feasibility 
study to determine the potential inclusionary housing has to produce much-needed affordable 
housing. 
 
Ensure vouchers can be used 
 
Additionally, CIL encourages the city to continue to dedicate efforts to strengthen the Section 8 
housing choice voucher program. Rental assistance such as housing vouchers is essential for many 
Lincolnites to make ends meet. It is one of the biggest tools we have to make housing more 
affordable for low-paid Lincolnites. Particularly now, as many have lost work or have been 
otherwise impacted by the COVID-19 pandemic, we have seen many additional households 
become eligible for and receive emergency housing assistance. 
 
However, renters can be denied housing solely because they would pay rent with a voucher or 
other form of housing assistance. In Lincoln, voucher success rates from the Lincoln Housing 
Authority are currently running at about 74 percent. That is, 26 percent of voucher recipients in 
Lincoln are unsuccessful in finding housing that will accept their voucher. Additionally, renters 
receiving emergency COVID-19 rental assistance rely on the active cooperation of their landlords, 
without which renters are unable to receive rental assistance despite having lost income due to the 

 
17 Grounded Solutions Network, Can Inclusionary Policies Make a Difference?, Inclusionary Housing, 
https://inclusionaryhousing.org/inclusionary-housing-explained/can-inclusionary-make-a-difference/ (last visited 
Nov. 30, 2020). 
18 Grounded Solutions Network, Will Inclusionary Housing Prevent Development?, Inclusionary Housing, 
https://inclusionaryhousing.org/inclusionary-housing-explained/what-are-the-downsides/will-inclusionary-
requirements-have-a-negative-impact-on-development/ (last visited Nov. 30, 2020) (“If affordable housing 
requirements are set too high, the concern is that developers may not be able to make sufficient profits, and they will 
choose not to build or to build in another community with fewer requirements. Because landowners obviously can’t 
move to another community, they will have to lower land prices to attract developers – meaning that landowners are 
the ones whose profits ultimately drop.”). 



 

pandemic. The Plan also recognizes that “in a highly competitive rental market, those with [Section 
8 housing] choice vouchers are struggling to find property owners with units available to the 
program.”19 
 
While the city has required past TIF-funded projects to accept vouchers or set aside a number of 
units that accept vouchers,20 the Plan agrees that additional strategies should be explored to support 
the voucher program. The Plan suggests expanding TIF policy to require units be set aside for 
voucher tenants or requiring affordable units as part of developments that require the extension of 
city utilities and services.21 We fully support such a change to TIF policy. However, CIL also 
recommends that the City of Lincoln require each landlord to accept all legal sources of income as 
payment of rent as an additional strategy to ensure that Lincolnites with housing vouchers or other 
forms of rental assistance are able to use them. Especially as many more households have been 
forced to rely on housing assistance due to the COVID-19 pandemic, this protection for low-
income renters is crucial. Protecting against source of income discrimination was not included as 
a tactic within the Plan. However, because of the impact such a policy could have on providing 
housing opportunities for voucher users, implementing a source of income law should be a priority 
for the city. 
 
Implement internal, periodic rental inspections 
 
CIL is also encouraged by the Plan’s commitment to expand the city’s code enforcement 
mechanisms to include proactive internal inspections of rental units. The Plan repeatedly notes that 
our current method of code enforcement has failed many of our residents.22 The Plan in part 
continues to rely on a complaint-based system of code enforcement and on landlords to improve 
their properties23 though these strategies do not impose an obligation to comply with health and 
safety codes. 
 
The Plan looks to landlords to apply for funding to make improvements to their rental properties 
through a rental rehabilitation program, other existing rehab programs, or the use of TIF funds.24 
It also proposes a new method of complaint-based code enforcement. Specifically, to increase 
compliance with health and safety codes, the Plan suggests that a landlord association develop a 
rental inspection program that gives passing units a “seal of approval.”25 However, our current 
code enforcement mechanism is built on a similar method of self-policing that has failed many of 

 
19 Coordinated Action Plan at 23. 
20 Id. at 89. 
21 Id. 
22 Id. at 64 (“Many residents raised concerns over the quality of housing, especially in the city’s older 
neighborhoods.”). Id. at 68 (identifying the “Quality of Low Cost Rentals” as a “challenge[] that must be overcome 
to create a housing market that meets all income ranges and supports growth.” The Plan explains that over the past 
decade, “demand has remained high making it easy for landlords to rent units without upgrades.”). Id. at 74 
(“Additional discussion around funding for code enforcement must also be part of the conversation. Many 
community stakeholders have called for greater code enforcement, but this will require additional city funding for 
staff to expand efforts.”). 
23 Id. at 79–81. 
24 Id. 
25 Id. at 80. 



 

our residents. The Plan itself notes that “clearly” its proposal for a landlord association rental 
inspection program “will not fully address the issue.”26 
 
Indeed, the Plan’s commitment to expand code enforcement strategies to include proactive interior 
inspections of rentals is essential to correct the inadequacies that currently exist in Lincoln’s rental 
stock and to protect against deterioration. A proactive interior inspection model requiring periodic 
inspections of the interior of rental units could reward those landlords with units that are up to code 
and could give more attention to those not in compliance. This approach would more fully ensure 
that building and safety codes are properly enforced. Regular inspections of rental units help 
protect the limited number of existing affordable units in Lincoln from deteriorating to the point 
of condemnation and destruction, while simultaneously protecting lower-paid Lincolnites from 
life-threatening violations of health and safety codes. 
 
CIL supports many of the solutions proposed by the Plan, but we are most eager to see solutions 
that work to ensure that conditions in existing units will be improved and that those units will be 
preserved; that additional units with guaranteed affordability will be constructed for low-income 
families; and that families needing housing assistance will have the access they need to quality, 
affordable units. To ensure that the Plan accomplishes the task it undertook, we encourage the city 
to follow through on these proposals and conduct a feasibility study on, and implementation of, 
inclusionary housing; amend current inspection ordinances to require periodic inspections of the 
interior of rentals; and adopt protections for all legal sources of income used for rent. These are 
three reasonable, measured steps that would seriously increase access to quality, affordable 
housing for low-paid Lincolnites, and CIL is grateful and glad to see these policies be adopted by 
the Plan and the city. We therefore encourage the city council to adopt the Plan. 
 
Sincerely, 
 
COLLECTIVE IMPACT LINCOLN 
Civic Nebraska 
Nebraska Appleseed 
South of Downtown Community Development Organization 

 
26 Id. 
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Angela M. Birkett

From: Shawn Ryba <shawn.ryba@lincolnsouthdowntown.org>
Sent: Monday, December 14, 2020 10:19 AM
To: Council Packet
Cc: Tammy J. Ward; James M. Bowers; Richard W. Meginnis; Jane Raybould; Sandra J. 

Washington; Bennie R. Shobe; Roy A. Christensen
Subject: Submitted Comment for City Council Meeting Dec. 14, 2020
Attachments: South of Downtown Support of Affrodable Housing Plan.pdf

[CAUTION] This email comes from a sender outside your organization. 

Hello,  
 
Please find attached South of Downtown Community Development Organization's support statement of the 
Affordable Housing Coordinated Action Plan. Please include our statement in the public record on item 4.b. of 
the city council’s agenda for December 14, 2020. 
 
Best, 
Shawn 
 
--  
Shawn Ryba, MSW, MPA  
Executive Director 
He | Him | His 
South of Downtown CDO 
1247 S. 11th Street 
PO Box 85330 
Lincoln, NE 68501 
402.416.8686 
www.lincolnsouthdowntown.org 
 

To help protect your privacy, Microsoft Office prevented automatic download of this picture from the Internet.
South of Downtown Community Development Organization
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December 14, 2020 
 
Lincoln City Council 
555 S. 10th Street, Rm 111 
Lincoln NE, 68508 
 
Chairperson Meginnis and members of the Lincoln City Council, 
 
South of Downtown Community Development Organization (SDCDO) wants to extend its sincere thanks to 
Mayor Gaylor Baird and the Urban Development Department for undertaking the study of affordable housing in 
our city and what steps can be taken to increase access to quality, affordable housing for the most low-paid 
Lincolnites. The Affordable Housing Coordinated Action Plan includes important, useful, enlightening 
information that forms a picture of Lincoln’s housing market today. The Plan also confirms what the SDCDO 
staff have heard directly from residents over the past three years: housing quality and affordability is a major 
challenge for many residents in the South of Downtown. Most importantly, the Plan offers solutions that will 
have a positive impact on these housing challenges. The SDCDO encourages the City Council to adopt 
this plan and support its implementation. 

 
The SDCDO works with residents to build community, develop neighborhood leaders, and take action on policy 
that is responsive to their needs. Our work in the South of Downtown CDO is focused in census tracts 20.01 
and 20.02 in Lincoln, or the geographic area roughly from K to A streets and 9th to 17th Streets. This area 
alone is the highest density of rental housing in the city of Lincoln. We’ve been having conversations with all 
kinds of neighborhood residents – homeowners, renters, college students, single-parent households, refugees, 
etc. – and have found that housing is the greatest challenge that looms over residents’ lived experience. In our 
focus area, roughly 94% of the units are rental units. Affordable rental housing is something that greatly affects 
the lives of residents in South of Downtown. Through our conversations with neighborhood residents there is a 
critical need for safe, clean, affordable housing, particularly for low-income renters. 
 
The SDCDO greatly appreciates the work of the city, the purpose of the Plan, and the ideas it contains to 
address housing affordability and adequacy. There is important work to be done to reach the Plan’s goal of 
adding more than 5,000 rental units that rent for $1,000 per month or less by 2030. The Plan partially endorses 
some of the most impactful policies that can help reach this goal, such as studying the benefits and drawbacks 
of inclusionary housing, moving from a complaint-based method of inspecting the interior of rental units to a 
proactive method of inspection, and strengthening the Section 8 voucher program. However, the South of 
Downtown CDO encourages the city to clearly prioritize these policy solutions because they will directly lead to 
additional affordable units. 
 
SDCDO supports the solutions proposed by the Plan and are committed to working tirelessly with other 
affordable housing advocates, non-profit organizations, property owners, private sector partners, the 
philanthropic community and the city of Lincoln to help implement this plan, the three solutions highlighted in 
this letter, and any additional solutions that work to ensure that conditions in existing units will be improved and 
that those units will be preserved; that additional units with guaranteed affordability will be constructed for low-
income families; and that families needing housing assistance will have the access they need to quality, 
affordable units.  
 



 

 

                             1247 South 11th Street ● P.O. Box 85330 ● Lincoln, NE  68501  ●  402.416.8686 
 

 
 
 
 
 
 
 
 
 
 
To ensure that the Plan accomplishes the task it undertook, we encourage the city to follow through on 
conducting a feasibility study on, and the implementation of, inclusionary housing; amend current inspection 
ordinances to require periodic inspections of the interior of rentals; and increase funding support to expand the 
Section 8 voucher program. These are three reasonable, measured steps that would seriously increase access 
to quality, affordable housing for low-paid residents in the South of Downtown (and for all Lincolnites), and the 
SDCDO along with other affordable housing advocates are grateful and glad to see these policies be adopted 
by the Plan and by the city. We therefore encourage the city council to adopt the Plan. 
 
If you need any additional information or have questions, contact me at 

shawn.ryba@lincolnsouthdowntown.org or 402-416-8686. 

Sincerely, 

 

Shawn Ryba, Executive Director 

 

mailto:shawn.ryba@lincolnsouthdowntown.org



